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VENUE

46 Old TOwn nOrTh Small area Plan

OBJECTIVES

1. Potential Affordable Housing

2. Potential Ground Floor Arts 
and Cultural Uses

3. Ground Floor Retail

4. Streetscape and Tree Canopy
Improvements

5. Improved Urban Design

6. Connectivity

Figure 2.17: Illustrative Concept Plan - A
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Potential arts and 
cultural uses

Buildings to define 
Fairfax Street

Building defining the 
park and street

Appropriate scale 
transitions to 
adjoining townhouses

Adequate ground 
level open space

Building defining the 
street with appropriate 
scale and massing

Streetscape 
Improvements on Wythe 
Street to provide a 
green connection to the 
Waterfront open space Retail uses on 

Montgomery Street 
with buildings 
defining the street
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Facade DESIGN
Color palette option 1
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17 Old TOwn nOrTh Urban design sTandards and gUidelines

15%-25% at least 1 story lower 
than maximum provided height

Maximum
allowed height

Open Space

Figure 2.06: Illustrative example of Height Variation - Multi-Family

Note: Figure 2.06 is provided for illustrative purposes only. The 
final allocation of the variation will be determined as part of the 
development review process..

2.3 Building Heights - Variety

Each new townhouse, multi-family, office and hotel building will provide a variety of heights. The intent of this provision is to ensure a significant variety of 
height for each new building and to enable dynamic urban and architectural forms.

Standards:

1. Each multi-family building (excluding 2/2 stacked townhouses) shall provide a minimum of 15% to 25% of the building footprint below the maximum 
provided height (Figure 2.06). The specific allocation of the variation shall be determined as part of the development review process. 

2. Office and hotel buildings shall provide a variety of height which shall be determined through the development review process. 

3. For townhouses and 2/2 stacked townhouses, a variety of heights shall be provided within each row of townhouses. This can be achieved through 
variation in roof form, setbacks and height. The location and amount of variation will be determined as part of the development review process.

4. For the former power plant site, design standards shall be required to address variety of building heights, spacing, coverage, and envelopes, as part 
of the Coordinated Development District (CDD) Concept Plan approval process, to ensure a unique and dynamic skyline for the site, both from the 
neighborhood and from the Potomac River.

Interior 
Courtyard
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2

Figure 2.05: Transition Approaches

Transition Standards:

1. Building height transitions shall be required at the locations shown on Figure 2.04 and shall utilize approaches such as 
building setbacks, stepbacks, building shoulders, landscape buffers and/or courtyards, but not limited to those depicted 
in Figure 2.05. 

2. Transitions may be required at other locations for the redevelopment sites if deemed necessary as part of the development 
review process. 

3. The type and configuration of the required building transition will be determined as part of the development review 
process based on the context of each site.

Landscape Buffer Building ShoulderBuilding StepbackCourtyard

BUILDING TRANSITIONS
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Old TOwn nOrTh Urban design sTandards and gUidelines

3.2 - IV. Ground Floor Uses

A. Retail 
The City’s successful retail streets and storefronts reflect a fine-grain pattern of multiple shops and 
businesses. Within a given block, the variety of retail offerings, visibility of window displays and 
multiple entrances provide the pedestrian with a significant level of visual interest. The successful 
performance of the retail areas will be directly related to the successful design and construction of 
their retail storefronts. It is the intent of the retail storefronts that all retail tenants will have the 
opportunity to design and install their own storefronts. Storefronts should be “individual” expressions 
of a tenant’s identity and, therefore, unique from adjacent storefronts. Storefront signage is addressed 
in Chapter 4, Section 4.7.

Retail Use and Retail Storefront Standards:

1. The minimum depth for retail spaces shall be 35 feet, with 50 feet preferable, for the entire length 
of the building frontage along all streets, open spaces, courtyards, and park frontages. The floor 
to ceiling height shall be a minimum of 15 feet, with 18 feet preferable. 

2. The design of the retail storefronts will be administratively approved subject to the standards 
required herein.

3. For ground floor retail, generally provide transparent windows for a minimum of 70% of the retail 
area. Flexibility may be considered based on creativity and the overall compatibility and character 
of the storefront design, meets the intent of the Design Standards and Guidelines, and is approved 
by the Director of Planning and Zoning. 

4. The materials for the retail storefront shall consist of stone, metal, glass and/or wood. Construction 
detail and finish shall be of high craftsmanship. Durable materials such as these are especially 
critical at the street level where pedestrian contact will be considerable. Storefronts shall be 
predominantly glass to provide views into the store. Translucent composite materials may be 
acceptable and reviewed as part of the development review process. 

Retail Use and Retail Storefront Guidelines
1. Corner retail storefronts are encouraged to extend at least 35 feet along the side street and/or 

park-open space, and should also be expressed in the architecture. 

2. To establish pedestrian-scaled design on the ground floors of larger buildings, window groupings, 
material changes, or columns on the principal façade should be used to accentuate individual 
storefronts and denote a smaller increment of building bays. 

3. The retail storefronts should be designed to create a comfortable yet highly animated pedestrian 
environment by utilizing a rhythm of multiple retail entrances. Blank walls, where no glazing or 
architectural articulation is provided, are prohibited.
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Old TOwn nOrTh Urban design sTandards and gUidelines

The following building design standards and guidelines are intended to create distinctive 
architecture and to complement a high-quality public realm. High quality building design will 
contribute to the unique character of Old Town North and promote a sense of community 
and livability. 

3.1 Massing and Form (Building Character)

The intent of this provision is to ensure a variety in building massing for residential and 
commercial uses and to provide variation in building footprint to create more urban, 
pedestrian-scaled buildings. In addition to height variation and transitions defined in Chapter 
2, a building’s massing can be articulated horizontally in plan such as, but not limited to, 
projections and recesses.

Standards:
1. Building design and construction materials will be of high quality and will contribute to 

the unique character of Old Town North and promote a sense of community and livability.

Guidelines:

2. Where changes in the wall planes and architectural elements are provided or required, 
they should comply with Figure 3.01 Massing elements such as projections and/or 
recesses are provided to avoid flat building façades.

CHAPTER 3: BUILDING DESIGN

Building Bays/Pavillions

Building Recesses and Hyphens

Building Screens

Figure 3.01: Massing Standards

Minimum

Building Setbacks and transitions

At least 30% of the building perimeter must be setback between 
8-12’ at the building face on at least 2 facades. Stepbacks may 
occur at the ground floor or can start 20-30’ above the 
streetwall.

height maximum of 80% of the building 
footprint can be built to the maximum 
height. The Remaining shall be at least 1 
story (~10’) lower than the maximum height.

Axon View Plan View

80% ofbuilding 
footprint to max. 
building height

Remaining 20% at 
least 1 story lower 
than max height

BUILDING HEIGHT

Axon View Plan View

16’
Pedestrian 

8’
Parking

8’
Parking

22’
Travel Lanes

6’
Planting

Strip

8’
Pedestrian 2’

Landscaping
Bu�er

Street Cross-SectionOther expressive plan changes

Bays

Hyphens

Screens

5’
Minimum

8’
Minimum

2’  (24 in)
Minimum

The Monarch

Belle Pre

Edmonson Plaza

Minimum

Building Setbacks and transitions

At least 30% of the building perimeter must be setback between 
8-12’ at the building face on at least 2 facades. Stepbacks may 
occur at the ground floor or can start 20-30’ above the 
streetwall.

height maximum of 80% of the building 
footprint can be built to the maximum 
height. The Remaining shall be at least 1 
story (~10’) lower than the maximum height.

Axon View Plan View

80% ofbuilding 
footprint to max. 
building height

Remaining 20% at 
least 1 story lower 
than max height

BUILDING HEIGHT

Axon View Plan View

16’
Pedestrian 

8’
Parking

8’
Parking

22’
Travel Lanes

6’
Planting

Strip

8’
Pedestrian 2’

Landscaping
Bu�er

Street Cross-SectionOther expressive plan changes

Bays

Hyphens

Screens

5’
Minimum

8’
Minimum

2’  (24 in)
Minimum

The Monarch

Belle Pre

Edmonson Plaza

2'-4'

4'-8' 

2' 
Minimum
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3.2 - V. Residential Uses at Grade

To ensure an appropriate relationship between the ground floor residential uses and the adjoining 
sidewalk, the residential uses are required to provide a transition. This transition between the 
sidewalk and the residential building is achieved with front setbacks for stoops or landscaping. 
Elevation of the ground floor enables sufficient privacy for ground floor residents, and an appropriate 
relationship between the pedestrian and the building.

Standards:

1. Residential buildings shall provide a front setback of 2-10 feet from the required sidewalk to 
provide space for individual front yards, plantings, landscaping, fences, stoops, and similar 
elements, unless art and/or live work spaces are provided. 

2. Where stoops are provided, they shall be designed in a way that does not obstruct the sidewalk 
and public right-of-way.

3. Ground floor levels for all residential uses shall be elevated a minimum of 12 inches and maximum 
of 4 feet above the adjoining sidewalk. 2-3 feet is desired. Where at-grade accessible units are 
needed or required, alternatives will be considered as part of the development review process.

Guidelines:

1. For multi-family buildings, where ground floor commercial space is not provided, townhouse-
scale elements with individual and functional entries are encouraged. 

A

A

B

C

D

BCD

Stoop/Porch Height (2-3 feet desired)

Front Setback (2 feet - 10 feet)

Streetscape 14 feet - 20 feet 
(See Chapter 4)

On Street Parking (Typical)

Figure 3.02: Residential Use at Grade
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3.2 - II. Multi-Family

Multi-Family Standards 

a. Building Character and Materials Standards:

1. Unless required for the function of the building, blank walls in excess of 30 feet in length or height 
are prohibited.

2. Where ground floor commercial, retail, and/or arts and cultural uses are not provided, and where 
stoops are provided, they shall be designed in a way that does not obstruct the sidewalk and 
public-right-of-way.

3. Building materials for each façade should consist of the following:
• Brick, glass, stone, wood, precast ceramic panels and/or metal 
• Fiber cement board and/or siding and/or panels (or comparable) shall be limited to a 

maximum of 20% of the materials used on the building façade visible from a street or 
park/open space.

• Mirrored reflective, frosted reflective or darkly tinted glass is prohibited. 

4. Prohibited materials include synthetic stucco, and vinyl siding. 

5. Sides and rears of buildings that are visible from an adjoining street and/or park shall be designed 
in a compatible manner utilizing a similar architectural treatment as the primary façade. 

6. Blank façades shall be prohibited for any street and/or frontage. 

b. Building Massing Standards:

7. Building designs shall incorporate modulation and articulation such as massing reveals, changes 
of textures, materials, and/or colors, or shifts of the façade plane in order to create a pedestrian 
scaled façade.
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3.2 - II. Multi-Family

Multi-Family Standards 
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1. Unless required for the function of the building, blank walls in excess of 30 feet in length or height 
are prohibited.

2. Where ground floor commercial, retail, and/or arts and cultural uses are not provided, and where 
stoops are provided, they shall be designed in a way that does not obstruct the sidewalk and 
public-right-of-way.

3. Building materials for each façade should consist of the following:
• Brick, glass, stone, wood, precast ceramic panels and/or metal 
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• Mirrored reflective, frosted reflective or darkly tinted glass is prohibited. 

4. Prohibited materials include synthetic stucco, and vinyl siding. 

5. Sides and rears of buildings that are visible from an adjoining street and/or park shall be designed 
in a compatible manner utilizing a similar architectural treatment as the primary façade. 

6. Blank façades shall be prohibited for any street and/or frontage. 

b. Building Massing Standards:

7. Building designs shall incorporate modulation and articulation such as massing reveals, changes 
of textures, materials, and/or colors, or shifts of the façade plane in order to create a pedestrian 
scaled façade.
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f. In order to implement the goals of the OTN SAP's Eco-District to maximize tree canopy as 
an environmental tool to improve carbon sequestration and stormwater retention, identify 
areas of the site which are suitable for both fast growing tree species and large canopy 
tree species. At these areas, tree species selection should be based on the environmental 
performance of trees, with significant plantings of both fast growing species and, separately, 
very large canopy species.

5.3 New Development - Private Open Space

Guidelines:

1. Public open spaces in residential development should be visible and clearly accessible from the 
street.

2. New development and redevelopment sites should offer a mix of ground-level and rooftop open 
space.

3. Residential development should consider including publicly accessible open space, particularly 
ground level, as part of the provided open space.

4. Recreational open and public spaces are encouraged to be provided by individual properties for 
the use of building occupants. Design features should include (but not be limited to):

• Common indoor and outdoor spaces for resident use included as part of development.
• Roof gardens, balconies, terraces, decks, and recreation rooms.
• Options for group and individual enjoyment.

5. Rooftop amenity space areas on buildings in close proximity to adjoining properties should be 
designed in a compatible manner to prevent adverse effects of noise and light.

6. As part of the new multi-family, office, or hotel buildings, explore providing a community meeting 
space.
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15%-25% at least 1 story lower 
than maximum provided height

Maximum
allowed height

Open Space

Figure 2.06: Illustrative example of Height Variation - Multi-Family

Note: Figure 2.06 is provided for illustrative purposes only. The 
final allocation of the variation will be determined as part of the 
development review process..

2.3 Building Heights - Variety

Each new townhouse, multi-family, office and hotel building will provide a variety of heights. The intent of this provision is to ensure a significant variety of 
height for each new building and to enable dynamic urban and architectural forms.

Standards:

1. Each multi-family building (excluding 2/2 stacked townhouses) shall provide a minimum of 15% to 25% of the building footprint below the maximum 
provided height (Figure 2.06). The specific allocation of the variation shall be determined as part of the development review process. 

2. Office and hotel buildings shall provide a variety of height which shall be determined through the development review process. 

3. For townhouses and 2/2 stacked townhouses, a variety of heights shall be provided within each row of townhouses. This can be achieved through 
variation in roof form, setbacks and height. The location and amount of variation will be determined as part of the development review process.

4. For the former power plant site, design standards shall be required to address variety of building heights, spacing, coverage, and envelopes, as part 
of the Coordinated Development District (CDD) Concept Plan approval process, to ensure a unique and dynamic skyline for the site, both from the 
neighborhood and from the Potomac River.

Interior 
Courtyard
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2

Figure 2.05: Transition Approaches

Transition Standards:

1. Building height transitions shall be required at the locations shown on Figure 2.04 and shall utilize approaches such as 
building setbacks, stepbacks, building shoulders, landscape buffers and/or courtyards, but not limited to those depicted 
in Figure 2.05. 

2. Transitions may be required at other locations for the redevelopment sites if deemed necessary as part of the development 
review process. 

3. The type and configuration of the required building transition will be determined as part of the development review 
process based on the context of each site.

Landscape Buffer Building ShoulderBuilding StepbackCourtyard

BUILDING TRANSITIONS
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3.2 - IV. Ground Floor Uses

A. Retail 
The City’s successful retail streets and storefronts reflect a fine-grain pattern of multiple shops and 
businesses. Within a given block, the variety of retail offerings, visibility of window displays and 
multiple entrances provide the pedestrian with a significant level of visual interest. The successful 
performance of the retail areas will be directly related to the successful design and construction of 
their retail storefronts. It is the intent of the retail storefronts that all retail tenants will have the 
opportunity to design and install their own storefronts. Storefronts should be “individual” expressions 
of a tenant’s identity and, therefore, unique from adjacent storefronts. Storefront signage is addressed 
in Chapter 4, Section 4.7.

Retail Use and Retail Storefront Standards:

1. The minimum depth for retail spaces shall be 35 feet, with 50 feet preferable, for the entire length 
of the building frontage along all streets, open spaces, courtyards, and park frontages. The floor 
to ceiling height shall be a minimum of 15 feet, with 18 feet preferable. 

2. The design of the retail storefronts will be administratively approved subject to the standards 
required herein.

3. For ground floor retail, generally provide transparent windows for a minimum of 70% of the retail 
area. Flexibility may be considered based on creativity and the overall compatibility and character 
of the storefront design, meets the intent of the Design Standards and Guidelines, and is approved 
by the Director of Planning and Zoning. 

4. The materials for the retail storefront shall consist of stone, metal, glass and/or wood. Construction 
detail and finish shall be of high craftsmanship. Durable materials such as these are especially 
critical at the street level where pedestrian contact will be considerable. Storefronts shall be 
predominantly glass to provide views into the store. Translucent composite materials may be 
acceptable and reviewed as part of the development review process. 

Retail Use and Retail Storefront Guidelines
1. Corner retail storefronts are encouraged to extend at least 35 feet along the side street and/or 

park-open space, and should also be expressed in the architecture. 

2. To establish pedestrian-scaled design on the ground floors of larger buildings, window groupings, 
material changes, or columns on the principal façade should be used to accentuate individual 
storefronts and denote a smaller increment of building bays. 

3. The retail storefronts should be designed to create a comfortable yet highly animated pedestrian 
environment by utilizing a rhythm of multiple retail entrances. Blank walls, where no glazing or 
architectural articulation is provided, are prohibited.
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The following building design standards and guidelines are intended to create distinctive 
architecture and to complement a high-quality public realm. High quality building design will 
contribute to the unique character of Old Town North and promote a sense of community 
and livability. 

3.1 Massing and Form (Building Character)

The intent of this provision is to ensure a variety in building massing for residential and 
commercial uses and to provide variation in building footprint to create more urban, 
pedestrian-scaled buildings. In addition to height variation and transitions defined in Chapter 
2, a building’s massing can be articulated horizontally in plan such as, but not limited to, 
projections and recesses.

Standards:
1. Building design and construction materials will be of high quality and will contribute to 

the unique character of Old Town North and promote a sense of community and livability.

Guidelines:

2. Where changes in the wall planes and architectural elements are provided or required, 
they should comply with Figure 3.01 Massing elements such as projections and/or 
recesses are provided to avoid flat building façades.

CHAPTER 3: BUILDING DESIGN

Building Bays/Pavillions

Building Recesses and Hyphens

Building Screens

Figure 3.01: Massing Standards

Minimum

Building Setbacks and transitions

At least 30% of the building perimeter must be setback between 
8-12’ at the building face on at least 2 facades. Stepbacks may 
occur at the ground floor or can start 20-30’ above the 
streetwall.

height maximum of 80% of the building 
footprint can be built to the maximum 
height. The Remaining shall be at least 1 
story (~10’) lower than the maximum height.

Axon View Plan View

80% ofbuilding 
footprint to max. 
building height

Remaining 20% at 
least 1 story lower 
than max height

BUILDING HEIGHT

Axon View Plan View

16’
Pedestrian 

8’
Parking

8’
Parking

22’
Travel Lanes

6’
Planting

Strip

8’
Pedestrian 2’

Landscaping
Bu�er

Street Cross-SectionOther expressive plan changes

Bays

Hyphens

Screens

5’
Minimum

8’
Minimum

2’  (24 in)
Minimum

The Monarch

Belle Pre

Edmonson Plaza

Minimum

Building Setbacks and transitions

At least 30% of the building perimeter must be setback between 
8-12’ at the building face on at least 2 facades. Stepbacks may 
occur at the ground floor or can start 20-30’ above the 
streetwall.

height maximum of 80% of the building 
footprint can be built to the maximum 
height. The Remaining shall be at least 1 
story (~10’) lower than the maximum height.

Axon View Plan View

80% ofbuilding 
footprint to max. 
building height

Remaining 20% at 
least 1 story lower 
than max height

BUILDING HEIGHT

Axon View Plan View

16’
Pedestrian 

8’
Parking

8’
Parking

22’
Travel Lanes

6’
Planting

Strip

8’
Pedestrian 2’

Landscaping
Bu�er

Street Cross-SectionOther expressive plan changes

Bays

Hyphens

Screens

5’
Minimum

8’
Minimum

2’  (24 in)
Minimum

The Monarch

Belle Pre

Edmonson Plaza

2'-4'

4'-8' 

2' 
Minimum
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3.2 - V. Residential Uses at Grade

To ensure an appropriate relationship between the ground floor residential uses and the adjoining 
sidewalk, the residential uses are required to provide a transition. This transition between the 
sidewalk and the residential building is achieved with front setbacks for stoops or landscaping. 
Elevation of the ground floor enables sufficient privacy for ground floor residents, and an appropriate 
relationship between the pedestrian and the building.

Standards:

1. Residential buildings shall provide a front setback of 2-10 feet from the required sidewalk to 
provide space for individual front yards, plantings, landscaping, fences, stoops, and similar 
elements, unless art and/or live work spaces are provided. 

2. Where stoops are provided, they shall be designed in a way that does not obstruct the sidewalk 
and public right-of-way.

3. Ground floor levels for all residential uses shall be elevated a minimum of 12 inches and maximum 
of 4 feet above the adjoining sidewalk. 2-3 feet is desired. Where at-grade accessible units are 
needed or required, alternatives will be considered as part of the development review process.

Guidelines:

1. For multi-family buildings, where ground floor commercial space is not provided, townhouse-
scale elements with individual and functional entries are encouraged. 

A

A

B

C

D

BCD

Stoop/Porch Height (2-3 feet desired)

Front Setback (2 feet - 10 feet)

Streetscape 14 feet - 20 feet 
(See Chapter 4)

On Street Parking (Typical)

Figure 3.02: Residential Use at Grade
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3.2 - II. Multi-Family

Multi-Family Standards 

a. Building Character and Materials Standards:

1. Unless required for the function of the building, blank walls in excess of 30 feet in length or height 
are prohibited.

2. Where ground floor commercial, retail, and/or arts and cultural uses are not provided, and where 
stoops are provided, they shall be designed in a way that does not obstruct the sidewalk and 
public-right-of-way.

3. Building materials for each façade should consist of the following:
• Brick, glass, stone, wood, precast ceramic panels and/or metal 
• Fiber cement board and/or siding and/or panels (or comparable) shall be limited to a 

maximum of 20% of the materials used on the building façade visible from a street or 
park/open space.

• Mirrored reflective, frosted reflective or darkly tinted glass is prohibited. 

4. Prohibited materials include synthetic stucco, and vinyl siding. 

5. Sides and rears of buildings that are visible from an adjoining street and/or park shall be designed 
in a compatible manner utilizing a similar architectural treatment as the primary façade. 

6. Blank façades shall be prohibited for any street and/or frontage. 

b. Building Massing Standards:

7. Building designs shall incorporate modulation and articulation such as massing reveals, changes 
of textures, materials, and/or colors, or shifts of the façade plane in order to create a pedestrian 
scaled façade.
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3.2 - II. Multi-Family
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1. Unless required for the function of the building, blank walls in excess of 30 feet in length or height 
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scaled façade.
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f. In order to implement the goals of the OTN SAP's Eco-District to maximize tree canopy as 
an environmental tool to improve carbon sequestration and stormwater retention, identify 
areas of the site which are suitable for both fast growing tree species and large canopy 
tree species. At these areas, tree species selection should be based on the environmental 
performance of trees, with significant plantings of both fast growing species and, separately, 
very large canopy species.

5.3 New Development - Private Open Space

Guidelines:

1. Public open spaces in residential development should be visible and clearly accessible from the 
street.

2. New development and redevelopment sites should offer a mix of ground-level and rooftop open 
space.

3. Residential development should consider including publicly accessible open space, particularly 
ground level, as part of the provided open space.

4. Recreational open and public spaces are encouraged to be provided by individual properties for 
the use of building occupants. Design features should include (but not be limited to):

• Common indoor and outdoor spaces for resident use included as part of development.
• Roof gardens, balconies, terraces, decks, and recreation rooms.
• Options for group and individual enjoyment.

5. Rooftop amenity space areas on buildings in close proximity to adjoining properties should be 
designed in a compatible manner to prevent adverse effects of noise and light.

6. As part of the new multi-family, office, or hotel buildings, explore providing a community meeting 
space.
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THANK YOU!

QUESTIONS?
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